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Land and life is closely related to each other. Though in primitive stage
human survival was based on hunting, from the beginning of agriculture,
land is considered to be the basic source of all resource needed for
human survival. Development of a country largely depends upon the
appropriate and proper use of land. But for many reasons its importance

often remains uncared in our country.

Present land management in Bangladesh is not satisfactory. The present
haphazard condition will not be able to bring good result in the future.
Land is getting scared day by day. The mindless use of land creates
enormous problems specially in the urban areas. Even the entire
environment is being jeopardized due to unscientific abuse of land.

Ultimately its implication is reflected in the national economy.

The principle set back of the present land management is its
disintegration. Having a separate ministry called Ministry of Land to deal
with the matters related to land and its Management surprisingly all
functions of land management is not vested to this ministry. Services are
delivered to stake holders at field level and national level from three
executive offices of two different Ministries. If we analyze the structure it
is cleared that from the ministry level disintegration starts and extended
to the lowest field level offices. Its ultimate result is multidimensional
and the most important one is the delay in getting or providing service to
the stakeholders. As land is the principal factor in food production,
substantial increase in the amount of food production largely depends on

the effective management of land and its appropriate use also.
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Perhaps we have arrived at a critical juncture of 21st century. So it is the
high time to manage and administer land in a prudent manner. Any sort
of negligence and unnecessary inclination to any vested group may lead
us into catastrophic calamity created by ourselves. Integrated land
management is a crying need for the country. Any delay in this regard

may compel us to face its dire consequences.

From various level and corners problem about the disintegrated land
management is recognized. The government of Bangladesh has long
recognized the serious problem associated with its present system of
service delivery from different point at national and field level offices.
This study aimed at finding the stake holders’ thinking and opinion
regarding introducing integrated land management with view to provide
speedy service. Al most unanimously respondents of different categories

opine for introducing integrated land management at least at Upzilla level

without any further delay.
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Ireeuction

i
\
| 1.1 Land Management in Bangladesh
\

Land is the basic source of all resource. Development of a country,
specially a country like Bangladesh largely depends upon the appropriate
and prudence use of land. But for many reasons its importance often
remains uncared. Present land management in Bangladesh is not
satisfactory. Ultimately its implication is reflected in the national economy.

The principal sat back of the present land management is its

disintegration. There is a separate ministry called Ministry of Land to deal
with the matters related to land and it’s Management. But surprisingly all

functions of land management are not vested to this ministry.

w Different services are being delivered to stake holders at field level as well

as national level from three executive offices of two different Ministries.

These are:

—~ Keeping and Updating of ROR (khatian)

A. Ministry of Land

|
# ——J Preparation of Khatian (ROR) and Map

| B. Ministry of Law, Justice and Parliamentary Affairs 3 ) Registration of land
‘ Transfer deed

\
\
| Registration of land is under the Ministry of Law, Justice and
\
: Parliamentary Affairs. It is indeed a unique and peculiar in nature.

|

\




Let us have a glimpse at the present land management structure of

Bangladesh.
National Government (Cabinet)
[ : [
Activities , Land sale deed
> Record keeping Preparation of ROR Registration
Ministry M/O land M/O Law
level
Directorate of Land Inspectorate of
Records & Survey Registration
6 Division Divisional
> Commissioner
W Collector Zonal Settlement District Register
64 Districts : > Deputy Officer
Commissioner
Assistant Assistant Sub %gister
496 Upzillas/ Commissioner Settlement Officer
L| Circles (Land)m
Union Tahshilder (Union No Set Up No Set Up
Parishaid Assistant Land Officer)

Fig 1.1: Disintegrated land management structure at national amd field level

If we analyze the structure it is cleared that from the ministry level
disintegration starts and extended to the lowest tier. Its ultimate result is
multidimensional and the most important one is the delay in getting or
providing service to the stakeholders specially from the field level offices.

1.2 Problem exists in present disintegrated land management:

Recognized in various Policy and Planning documents

“Ownership of land decides who eats and who does not eat in

Bangladesh”

(Hartman and Boyce 1981:17). This statement reminds us

about the importance of land management in Bangladesh. Along with

2




Bangladesh the whole world is now facing the problem of food crisis. We
have already witnessed severe food crisis in 2007-2008. When all the big
powers of the world are anxious about energy security, suddenly the issue
of food security popped up with a greater momentum to realize about

Malthusian theory on population and food crisis.

How food security can be ensured? Land is the ultimate resource
from which wealth generates. Numerous artificial goods can be produced to
fulfill human needs other than food. Food productivity can be improved up
to a certain limit by using modern technology. But since land is the
principal factor in food production, substantial increase in the amount of
food production largely depends on the effective management of land and
its appropriate use. There are many examples in the contemporary world
where successful reform and integration in the land management lead to
greater productivity in agriculture as well as in food production. We can
cite example of Japan, South Korea, Taiwan, Indonesia, Brazil and West

Bengal along with few other states of India

The complexity of disintegrated land management is stated in
various study reports of World Bank and other local as well as foreign

specialized organizations. One of those is as follows:

“The existing complex and disjointed system of records needs to be
amalgamated into a simpler system relaying on a single certificate of
ownership that is sufficient for all sort transactions. A new settlement is
required to create a clean set of land records. Reform should also provide
for maintenance and regular updating of records and for an effective and
unbiased adjudication process for expeditiously resolving conflicts that
may arise in the process of maintaining and updating of records. --------
Ideally this process should be locally based with limited layers of appeal” -
‘Bangladesh Study of Land Issues’ South Asia Rural Development Team,

World Bank office, Dhaka, March 2000.



Same notion is revealed in the reports of Public Administration
Reform the Public Administration Reform Commission, in its
recommendations regarding land administration proposed, “to introduce a
Certificate of Land ownership to be provided to the owners of land. Instead
of the family-based Khatian! (Record of Rights, ROR), it is proposed to
introduce a plot-based ‘khatian’. There should be a simplification of forms
and language for preparing the documents, introduction of treasury
chalan? instead of stamp duty, placement of Assistant Commissioner
(Land), Sub Registrar and Assistant Settlement Officer in the sane vicinity,
and the amendment of all laws and rules in connection with the
modernization of land administration”-(PARC Report 1998 submitted to the

Prime Minister.)

The clear statement about integrated land management in PRSP? is “Given
the scarcity of land the paramount importance of its optimal use,
consultations strongly pointed out the need for formulation of a sound land
use policy. For better service delivery and transparency, land survey, land
records and land registration should be brought under one authority and
should be modernized”

Same notion of integrated land management is stated in National Land Use
Policy 2001. Here importance of integrated land management is clearly
identified and a solution mechanism is proposed through implementation
of CLO* which is a substantive step towards integrated land management

and effective land reforms.

The most convincing factor about the origin of civil and criminal cases may
be a reminder for efficient Land Management. Almost 80% civil and
criminal cases arise from land litigations. A large number of working people

are wasting their valuable time and money on those long hanging cases

! Khatian- The most important document in determining the ownership of a land parcel
(Record of Right, ROR)

? Chalan- Money Receipt

3 PRSP- Poverty Reduction Strategic Plan , A document which guides major
Govt. Activities

4 CLO- Certificate of Land Ownership, A project to introduce plot based
ownership document with integrated land management



with almost no result. The nature of litigations is about possession, title,
easement etc. Study report of Abul Barakat and Prashanta kumar Roy in

2004 is a genuine ground in support of this statement.

Table 1.1: Distribution and percentage of land litigation under

investigation (year 2000)

‘High Court Division | 141,766 85059° |60 T | [8.12 ©
District Judge | 402,488 301,866 |75 21.78
Court
Session Judge | 73,265 40,295 55 2.91
Court
Magistrate Courts 407,036 223,869 | 55 16.13
Revenue Courts 305,664 305,664 | 100 22.02
Certificate Courts 414,912 394,166 95 28.41
Village Courts 67,065 36,885 55 2.66
Total | 18132196 1387804 | /6. 58 100

Source: Barakat A and Roy PK, 2004

Another findings of a study title ‘Human Development in South Asia 1999’
regarding the number of pending cases per Judge/Magistrate and the
population per Judge in might have some correlation with the complex

situation of land management in Bangladesh

Table 1.2: Distribution and percentage of land litigation under
investigation
Country/Region | Population/Judge Pending cases/Judge

90,909 2,137
Nepal 85,377 314
Pakistan 85,038 454
Soath Ain | 90,324 e L

Source: Human Development in South Asia, 1999




So from various level and corners problem about the disintegrated land
management is recognized. Finally we can say that the problem
identification is proper and beyond any question.

1.3 Background of the Study:

1.3.1 Brief historical reasons behind disintegrated land management

Bangladesh is considered to be the most densely populated country in the
world excluding a few city and small island states like Singapore and Hong
Kong. Current population density of Bangladesh is 10455 which is higher
than any other country of the world (excluding a few city and small island
states like Singapore and Hong Kong) and will be higher than the
population density of USA if all people of the world are thrown into USA. (It
will be 6949)

So there is a lot of competition to have a piece of land both to fulfill basic
needs and as a symbol of aristocracy. People who have enough wealth find
it prestigious to have more land. Due to scarcity and competition,
Bangladesh is often called a land hungry country. From Hindu, Muslim,
Mughal, British and Pakistani periods, land management was the prime
concern of the ruler/Govt. Land management and land reforms got top
priority from the inception of Bangladesh and this trend is continuing till
today. But unfortunately, although it is the most talked issue with many
reform initiatives, the problems with land management remain almost at
initial level. One reason for this situation may be that proper importance

was never given to land management and its reform.

Bangladesh has a very complex but dynamic pattern of land ownership.
Like some other developing countries, the history of land reform in
Bangladesh is a long one; spread over centuries. Feudalism in its worst
form took its deepest roots under the British colonial rule. A chain of
struggle by peasants spread over a century, gave them their stable rights to

tenancy through the Bengal Tenancy Act’?, 1885. Since then changes came

5 Current population of Bangladesh is ------ and is area is----

® Current World population is ------ and her total area is----

7 Act passed by British Colonial Govt. in 1885 which gave the tenants
some sort of permanent ownership



in bits and pieces. Feudalism was legally abolished through the
implementation of the State Acquisition and Tenancy Act8.1950. But
problems in land management was also rooted more deeply.

In Mughal period land administration had has some comprehensiveness. It
was the motive of the British colonial ruler not to integrate land
management. Especially registration department was placed out side for
more revenue income even at the cost of fictitiousness and complexity in
land document.

So we find that for historical reasons Land Management was not
integrated. Services are delivered to stake holders at field level and national

level from three executive offices of two different Ministries. These are:

A. Ministry of Land

E Keeping and Updating of ROR (khatian)

Preparation of Khatian (ROR) and Map

B. Ministry of Law, Justice and Parliamentary Affairs :> r';‘eQiS;f_fafiior:iOf land
ransfer dee

1.3.2 Record keeping/Updating
Under State Acquisition of Tenancy Act, khatian is prepared in the names

of respective tenants directly under the government and the Act provides
for a process of updating khatian in the names of the persons by transfer,
inheritance, and settlement from government. Now this keeping and
updating of ROR is done at Upzilla land Office by AC(L) under dual
| supervision of UNO and ADC(R).

| 1.3.3 Preparation of Khatian and Map Record of Rights (ROR)

Mapping of holdings and preparation of an up to-date record of rights is a
pre-condition for efficient land management, ensuring security of tenants
and land reforms. It is the responsibility of the Directorate of Land records
and Survey under the Ministry of Land to prepare and publish the record
of rights. The district officers (Collectors or Deputy Commissioner)

maintain and keep them corrected and updated by incorporating changes

8 Act passed in East Bengal Parliament which abolished feudalism in this
region




due to transfer or inheritance through legal process by AC (L) working
under them etc. In between the two settlement operations, a permanent
settlement set up is to established for each old district for planning,
supervision and guidance of the settlement operations. These are to be
actually carried out by technical staff at the upazilla level. The methods of
survey and printing of maps and record of rights used by the Directorate of
Land Records and surveys is very old and back dated. There are little
improvements in technique and use of equipment and appliances since the

introduction of survey and settlement in 1888.

It is now evidently clear that due to disintegrated activities and lack of
trained manpower and modern and improved printing facilities, the newly
prepared ROR can not cater to the needs of the citizens rather they find it

a harassment for themselves when a new survey goes for operation.

1.3.4 Registration of Land transfer through sale

Land Registry in Bangladesh is being done under the control of the
Ministry of Law Justice & Parliamentary affairs through the offices of Sub-
Registrar in each upazilla. Sub-Registrars usually registrar the written
deed of agreement The deed containing the agreed price of the land, its
schedule description in terms of parcel numbers and other identifiers
contained in the record of rights, its boundary and other conditions may
form part of the agreement. This registered deed is the primary proof of
ownership of a property. The entry is made through the names and
addresses of the buyers and sellers. It is difficult and almost impossible to
retrieve a systematic list of properties and their owners from this office. No
updating is done here. Simply a new document is added when the same
property changes hands again. The Sub-Registrar however sends a land
transfer notice to the AC (L) who maintains and updates the record of
rights after necessary verification. But this notices are sent to the AC(L)
offices in a bundle which are almost illegible to read. These notices are not
properly filled up. So it is very difficult to correct records on the basis of
Land Transfer Notice popularly known as LT notice under section 89 of

SA&T act’1950.




1.3.5 Necessity of Integrated land management

Absence of co-ordination and monitoring of reform activities at the national
and district level resulted in the isolated and half-hearted actions by the
different organizations under the control of the Ministry of Land and
Ministry of Law Justice and Parliamentary Affairs. It is now evident that
establishment of an integrated Land Management System comprising the
preparation and maintenance of record of rights, collection of taxes,
registration after transfer, correcting the map through settlement is
essential for effective implementation of land reforms as well as
establishment of legal rights of all land owning individuals and families. It
will be cleared in the following chapters why integration is must for
providing speedy service to the citizens.

1.3.6 Positive step of Integrated Land Management

The introduction of an Integrated Land Management System will provide
the long term effective structural change that is essential for the speedy
implementation of land reforms. The govt. is trying to carry out its policy of
modernization of land management to make it rational, effective and
efficient, which is also a sine qua non for implementation of land reform
measures. As land is the scarcest resource in Bangladesh, due to acute
population pressure, the Government is committed to rationalize land
management to help increase productivity in agriculture, to ensure optimal
utilization of land and to assist mobilization of greater resources from

domestic sources for reducing dependence on external assistance.

Improvements of land management system are essential for establishing
and preserving the rights of all tenants from the rich to the poor. It is
equally important to reduce vexatious litigation. It also helps optimal use of
land for higher productivity-where land reforms and agrarian reforms
become intertwined.

The need of integrated land management is clearly stated in PRSP. It is also
stated in the Land Use Policy of 2001. So the need of integrated land
management is stated in two most important policy and strategic Planning

document of our country. Besides these, many study works emphasized




about the need of integrated land management. But other than CLO project
almost no substantial effort to materialize the long cherished desire.

Ultimately it remain unacheived.

1.4 Objective of the study:

Main objectives of this study are:

I) To find out an effective and simplest way of delivering speedy service
to the citizens from one single point, specially at Upzilla level through
simplification & integration of keeping and updating of Record of
Rights (Khatian, which is the means of determining the ownership of
land in Bangladesh)

1) To find out an effective integrated land management system for
reduction of land litigation through creation of a transparent,
reliable, easily understandable and acceptable document regarding

ownership of land.

[lI) To find out a way to reduce citizen’s harassment and time in
receiving service from different field level land related offices

Though major objective of this study is to find out a way how to provide

speedy service to the citizens or more precisely to the customers as they

have to pay some money to have this service, the word stakeholders ii used

consciously because this study has another objective to find out a way of

speedy reporting or information sharing among different level of

government which will ultimately gear up the speedy service to the citizens.

1.5 Research questions
As seen from the title, the two main focuses of my research would be to
examine the concept Integrated land management and Speedy service
delivery to the citizens. My research questions are as follows:
1. Why there are so delays and complexity in getting service from
field level land offices
2. Can integrated land Management reduce the complexity and

delay? and help in providing speedy service to the stake holders ?
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1.6 Justification/Rationale of the study:

It is mentioned in the previous section that the necessity of integrated land
management is felt long time back. But due to many unavoidable
situations besides many reformative steps no substantial achievement
came into effect in this regard. Most recent move to make integrated land
management is CLO. Here detailed study of land management activities
was done under CLO project. Local and foreign specialist came to a
consensus about the importance of integrated land management.

The most important rationale behind integrated land management is two
clear statements about integrated land management both in PRSP and
National Land Use Policy 2001. But till now there is no particular study for
providing necessary functional step to materialize these guide lines in
action. This study is a little attempt to find out a mechanism by analyzing
the existing contents and doing a sample survey to find out different

stakeholders view in this regard.

As a partial fulfillment of Masters in Governance & Development this area
is chosen because it is very necessary explore the real impact of
disintegrated land management in our social & economic life and what
could be positive outcome if integration in land management is done at
different level of government. Special focus is given at the Upzilla level
because most of the services are being provided from this level to different

stake holders.

1.7 Outline Plan:

To answer the research questions, I would present my research in eight
chapters. Chapter one is introduction which dealt with Research Design
and Methodology also; Chapter Two describes the existing literature review.
Chapter Three reflects the key aspects from literature review; Chapter Four
illustrates a conceptual frame work about the positive out come of
integrated land management, Chapter Five is the data analysis part of this
Study, Chapter Six evaluates the findings of literature review and opinion
survey, Chapter Seven draws specific recommendations of the study with
closing remarks.
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1.8 Research Design:

There are three major research methodologies in social research: the
quantitative approach, the qualitative approach and mixed-method
(Johnson and Christensen, 2004). Quantitative research is followed to
describe trends or to explain relationship among variables of a research
problem (Creswell, 2005). On the contrary, qualitative research is followed
to explore a problem and to have a detailed understanding of a central

phenomenon. (Johnson & Christensen, 2004).

Qualitative research helps authors explore a process that has not been
examined before and that is surrounded with many complexity. But
suggests that it is important to choose a research approach based on the

personal experience, skill and training of the researcher.

As my research problem is concerned with a social issue of Integrated land
Management for providing speedy service to citizens, it requires exploration
of the problem and understanding of the phenomenon through collection of
qualitative data as well as quantitative data for having a clear idea about

the stake holders response and thinking .

1.9 Methodology

The methodological approach focused on the content analysis, collection of
data from primary and secondary sources, together with survey of different
stake holders, interviews with experts and academics and informal focus
group sessions. The collection of data has been focused in the following
ways:

» Content Analysis

» Surveys to find the stake holders’ perspective

» Analysis of the past and ongoing projects

» Focus Group Discussions (FGDs)
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The study overall covered 04 Upzillas of 04 Districts, namely
Noakhali,Manikganj, Commilla and Brahamanbaria. The 04 Upazillas
included around 25 citizens representing almost all levels of the society, 25
related government officials at different levels, 05 Experts and Academics,
25 Local level people representatives who usually adjudicate in local land
related disputes. Among the government officials there were 05 Upazilla
Nirbahi Officers, 05 AC(L) 05 Sub Registers, 05 Assistant Settlement
Officers.05 Tahshilders 05 Collectors, 05 ADC(Revenue)

1.10 Limitations

It is not easy to address the problem of land management with out taking a
holistic approach. But in a dissertation at Masters Degree level it is not
possible to allocate adequate time and other supporting materials to get
into the matter properly. The principal limitations of the study are listed

below:

i) Time constraints

i) Insufficient access to information.

iii))  Lack of sufficient logistic support.

iv) Unavailability of such kind of previous research findings
V) Little financial support

vi) Authenticity of information

13




Literature Review

2.1 Introduction

The field is not new. For a long time Land Management and need of its
integration was the prime concern of every government. It is also equally
important for the present time also. The present food crisis has added
some further momentum to rethink about the need of integrated and

proper land management.

But there is no direct study work in this field though its necessity is felt
every time. So the existing legal-administrative structures of land
management, their effectiveness and drawbacks analysis might be useful
in literature review. There is an effort to establish integrated land
management through providing Certificate of Land Ownership (CLO). This
is the major content to analyze with the historical background and existing
land related rules and regulations. There are few renowned books and

research materials on Land Reform also be used as content for this study.

2.2 Brief History of Land Administration & Land reform up to
Independence

Land administration in Bangladesh has a long history dating back to the
land revenue systems of the Hindu rulers of India and subsequently

influenced by Muslim, Mughal and British practice.

2.2.1 Pre-Muslim period:

The ownership of land belonged to the person who cleared jungles on it

and prepared it for cultivation. The king/Raja/Maharaja/ claimed a share
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of the production not as an owner of the land but as a sovereign protector
who met the cost of the security provided to the peasant-owner. Some time
later in Bangladesh like other parts of Indian sub continent it has been
recognized that all lands belongs to the state and possessors or cultivators
of lands have to pay a share of the produce to the state. Both of these two
arrangements provided the basis for establishing some kind of direct
relationship of peasants with the king or sovereign in respect of land
ownership, which came to be known as the Raiyat based system. This
system prevailed almost everywhere in the subcontinent particularly in

Bengal before British advent.
2.2.2 Other Muslim and Moghul period :

The system stated above continued in the early Muslim ruling in Indian
sub continent. From the 16t century Sheer Shah reforms, which
introduced a regular system of land measurement together with
assessment and collection of revenue. With in Bengal the deltaic region
formed largely by the alluvial actions of three mighty rivers — the Ganges,
the Brahmaputra and the Jamuna is crisscrossed by a network of rivers,
tributaries and canals. Diluvion of land by the rivers and formation of new
lands are annual features. The peculiar geographical conditions prevented
Mughals from introducing a raiyat based system of land tenure in Bengal.
Instead, they found it more convenient to adopt a policy of farming out the
collection of land revenue to Zaminders, who were not owners of land, but
were imperial agents for collection of rents from the individual tenants in

their respective areas.

2.2.3 British period :

2.2.3.1 Grant of Dewani

The decline of the Mughal Empire began to change Bengal’s history major
focused on land management and revenue collection. In 1765, the East
India Company obtained Diwani or the right to collect the land revenue of

Bengal, Bihar and Orissa from the Mughal Emperor Shah Alam on
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payment of annual revenue of 2.6 million rupees to the Emperor. The
Company appointed collectors in different areas in Bengal, which were

later constituted into districts.

2.2.3.2 Quinquennial Settlement

During Warren Hastings a committee of circuits was appointed to make
settlement of estate with farmers offering the highest bid for five years.
Later this system paved on absolute failure. This system was known as
quinquennial settlement. This system stars in 1772 and continued till

1ITT.

2.2.3.3 Decennial Settlement

In 1790, settlement was made for 10 years. This system continued only for
three years up to 1790. This system was known as decennial settlement
system. Actually this was a rehearsal before the introduction of permanent

settlement.

2.2.3.4 Permanent Settlement

In 1993, Lord Cornwallis introduced Permanent Settlement Regulation,
wherein Zaminders were given the ownership of land on payment of certain
money for one year. There was a peculiar provision of giving the money
fixed for one year with in the time limit of setting the sun on the 30t
Chaytray of Bangla Year. For this Permanent settlement is termed as ‘Sun
set law’. It caused peasants to lose their ownership rights on land reducing
them as tenants at will. The deteriorating relationship between Zaminders
and peasants resulted in a number of peasant revolts. At this British

rulers framed laws to specify titles of tenants through surveying.

2.2.3.5 Direct control of British Government

During the British rule, a Board of Revenue was set up in 1772 to control
and supervise the work of the collectors in matters relating to land
administration and collection of land revenue. The board was later
reconstituted, first under the Bengal Board of Revenue Act 1850, and then

under the Bengal Board of Revenue Act 1913.
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2.2.4 Pakistan period :

2.2.4.1 Abolishment of Zaminderi

The East Bengal State Acquisition and Tenancy Act 1950, passed by the
provincial legislative assembly on the basis of the recommendations of the
Floud Commission, was a landmark in the history of Land Management of
this region. It abolished the Zamindari system by acquisition of all types of
intermediary rent receiving interests that existed between the government
at the top and the tenants cultivating the land at the bottom. The act
brought the tenants directly under the government. The abolition of
zamindari made the way for introduction of 'raiyatwari' system in this
region. The government remained the lord superior and tenants or raiyats
became holders of land under the government. They pay rents to the
government direct and all lands available for settlement would henceforth
be settled by the government through its agency, the district collector, with
the tenants directly. The rights and obligations of the tenants would be
regulated by the terms of the deed of settlement called kabuliyat

enforceable through courts of law.

The most striking change in the land tenure system was the imposition of
a ceiling on the quantum of land to be owned or held by a family or body.
No family or body can acquire or retain more than 100 bighas (33 acres) of
land and the excess land would vest in the government on payment of
compensation. This ceiling was raised to 375 bighas in 1961 and was
again brought down to 100 bighas in 1972. The 'surplus' land would now
be available for settlement with the landless or marginal farmers 'in

accordance with the rules or the policy of the government'.

2.2.4.2 Institutional Reform

During the Pakistan period, a Revenue Department was created under the
provincial government of East Pakistan. The Board of Revenue and the
offices under it were put under the administrative control of this

department. The board had 3 or 4 members, each having the rank of a
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secretary of the central government and one of them was appointed as the
senior member. An additional or joint collector of revenue and a revenue
deputy collector were appointed in each district to assist the collector. A
sub-divisional manager for each sub-division and a circle officer for each
thana were also appointed. A tahsildar was appointed for a tahsil,
consisting usually of two unions, and he had one or two assistant

tahsildars.

The Board of Revenue supervised settlement operations under the director
of Land Records and Surveys, and oversaw the inter-state boundary
demarcation work in the border districts of East Pakistan and India. It was
responsible for the supervision of land administration and Land
Management through divisional commissioners, deputy commissioners and
additional deputy commissioners (revenue), supervision of implementation

of Land Reform measures, and hearing of all final appeals against the

orders of the commissioners, collectors, and other revenue authorities. In
addition, the board was also the 'Court of Wards' under the Court of
Wards Act 1879. Court of Wards usually works after the management of
nawab estate related property. In fact, the Board of Revenue was the chief

revenue authority.

2.3. Brief History of Land Administration and its reform in
Bangladesh after independence
2.3.1 Initial efforts immediate after the independence

After the emergence of Bangladesh as a sovereign state in 1971, the
Revenue Department of the provincial government of East Pakistan was
reconstituted into Land Administration and Land Reforms Division under
the Ministry of Law and Land Reforms. Subsequently, this division was
given the status of a full-fledged ministry. The office of the Board of
Revenue, with its entire establishment, was abolished by an order of the
government, issued under No. IM-10/72/115(5) RI dated 3 March 1973.
The functions of the Board of Revenue were taken over by the ministry
itself. The functions of the board for supervision and inspection of revenue
offices were given to the land reforms commissioner and four deputy land

reforms commissioners of the four administrative divisions.
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2.3.2 Institutional reform and change in the administrative setup

The Ministry of Land Administration and Land Reforms was concerned
mainly with policy decisions. It was also given the responsibility of
administration of Land Acquisition proceedings, management of 'vested
property’, and looking into multifarious revenue matters. As a result,
revisional settlements, diara operations, and land revenue work of various
types, including settlement of khas land, could not be intensively
supervised. Supervision of the work of land reforms and inter-state
boundary demarcation work also suffered a serious setback. The Ministry
found itself unable to cope with an ever-increasing volume of tasks,
including settlement of quasi-judicial cases. There was no chief revenue
authority in the country with adequate revenue background and powers to
whom divisional commissioners, land reforms commissioners, director
general (land records and surveys) and deputy commissioners could look

forward for necessary guidance, instruction, and advice.

A new body, the Board of Land Administration, was established under the
Board of Land Administration Act 1980 (Act XIII of 1981). The board
consists of a chairman and two other members to be appointed by the
government. The board was entrusted with the functions of deciding all
statutory appeals, supervising land administration offices in the field, and
advising the government on policy matters. It was also empowered to deal
with collection of land development tax, creation of new tahsil offices,
settlement of khas land, control of the internal audit organisation, Court of
Wards, management and supervision of vested properties (lands and
buildings), management and disposal of abandoned properties, and
management and disposal of properties involved in exchange cases by

migrants.

The Ministry of Land Administration and Land Reforms was renamed as
the Ministry of Land in early 1987. The newly designated ministry
concentrated on policymaking, supervision, and monitoring of land
reforms. The ministry came to realize that the Board of Land

Administration could not do justice to its assigned jobs, the effective
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supervision of field offices, and quick disposal of quasi-judicial cases. The
issue was considered in a meeting of the National Land Reforms Council
headed by the President where it was decided that the Board of Land
Administration should be abolished and that instead, two new bodies, the
Land Appeal Board and the Land Reforms Board should be established.
Accordingly, the Land Reforms Board Ordinance (Ordinance I of 1989) and
the Land Appeal Board Ordinance (Ordinance II of 1989) were
promulgated. Later, the Land Reforms Board Act 1989 (Act XXIII of 1989)
and the Land Appeal Board Act 1989 (Act XXIV) were passed and the
ordinances were repealed. Under section 4 of the Land Appeal Board Act
1989 (Act XXIV of 1989), the government constituted a board, namely, the
Land Appeal Board. It consists of a chairman and two other members.
Under section 8 of this act, the Board of Land Administration Act 1980 was

repealed. Consequently, the Board of Land Administration stood abolished.

The Land Appeal Board has been entrusted with the powers of disposal of
appeals preferred against the orders of the divisional commissioners under
different laws relating to land administration and land management. It is
empowered to advise the government on any issue relating to land
management and land administration referred to it by the government.
The board is also empowered to inspect and evaluate the work of
subordinate land courts. Any order passed by the chairman or any
member, separately or individually, is deemed to have been passed by the
board. The board is authorized to admit petitions for review of its order, in
cases where legal and material facts appear not to have been considered.
The board has to refer cases not covered by the prevailing laws, rules and
government orders to the government for necessary instructions. The
orders of the board in the cases brought against the orders of the
divisional commissioners and in the cases reviewed by it are final. No
appeal can be made against the orders of the board. The 'Full Board',
consisting of the chairman and the members may dispose off the review
cases referred to it by the chairman. Usually cases involving interpretation
and application of laws are placed in the meeting of the 'Full Board' and

are disposed off after it has heard the parties concerned.
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Based on the decision of the National Land Reforms Council, a separate
body, namely, the Land Reforms Board, was set up at the national level
under the Land Reforms Board Act 1989 (Act XXIII of 1989). The board
consists of a chairman and two other members. The posts of the land
reforms commissioner and the deputy land reforms commissioners in the
Ministry of Land were abolished and the post of a deputy land reforms
commissioner was created for each division for supervision of the land
reform measures under the Land Reforms Board. Under Section 5 of the
Land Reforms Board Act 1989, the board may perform such functions and
discharge such duties in respect of land reforms and land management as
the government may entrust to it. The board may also exercise such power
and perform such duties as may be entrusted to it by or under any law.
The primary function of the board is to supervise the functioning of the
field offices and the implementation of land reforms measures. This
involves supervision of land administration offices down to the union land
office (tahsil office), settlement of agricultural khas land to the landless
peasants, assessment of land development tax, management of Court of
Wards, creation of new union land offices, establishment of record rooms at
the district and wupazila levels, their supervision and inspection,
preparation of development. Plans for matters relating to land
management, their implementation and supervision, and matters relating
to board's establishment, record room and library are some of the

functions, entrusted by the Ministry of Land to the Land Reforms Board.

2.4 Preconditions for efficient integrated land management

The existing literature of land management is largely concerned with the
historical background and complexity of land tenure in Bangladesh. The
importance of integration among the different government agencies is
strongly felt. But effective and comprehensive effort is not yet taken.
Here, consulting the existing literature the important preconditions for
efficient integrated land management is listed. Important pre conditions

for efficient integrated land management are furnished below:
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(1) Mapping of every parcel of land indicating geographical location and

identification number;

(2) Land information regarding ownership or shares of ownership,
quantum of land and tax Payable;

(3)  Preparation and publication of record of rights (Khatiyan) as a proof
of occupancy rights of the owners; and

(4)  Maintenance of the records of right and incorporation of changes in
single point.

5) Registration of Deed of transfer through authentication of the

ownership of the transferor.

2.5 Present situation: How far it is matched match with the above
preconditions
It is the responsibility of the Directorate of Land Records and Surveys

under the Ministry of Land to prepare and publish maps and update record
of rights. The director general, Land Records and Surveys, with the
assistance of a number of directors, deputy directors, assistant directors,
settlement officers, assistant settlement officers and a large number of
trained and technical staff, gets the maps and records prepared and
revised under the provisions of the East Bengal State Acquisition and
Tenancy Act 1950, and hands them over to the collectors (deputy
commissioners). The collectors maintain them and keep them corrected by

incorporating the changes due to transfer, inheritance or otherwise.

2.6 Brief List of reform effort after independence: Idea of integration

was absent or not felt before CLO

The government of Bangladesh from 1972 onwards introduced a number
of significant changes in the tenurial system. The immediate change was
lowering of the ceiling on ownership of total land — both agricultural and
non-agricultural — by a single family or body. The upper limit of 375 bighas
was brought down to 100 bighas only on agricultural land. The lowering of
the ceiling on agricultural land was intended to broaden the base of
holders of subsisting and economic holdings through redistribution of

ceiling surplus land. But the principle of equity and social justice was
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given a goodbye since there was no ceiling on non agricultural land
holding, particularly in rapidly growing urban areas where price and
income from land were ever soaring. Another significant measure was the
exemption of rent in respect of agricultural lands up to 25 bighas held by a
single family. Although this provision introduced in 1972 was abolished
with the commencement of the Land Development Tax Ordinance 1976, it

was reintroduced later.

The Land Development Tax Ordinance 1976 was enacted to rearrange the
revenue structure and to realize more domestic resources for development.
All rents and cesses leviable upon lands were abolished and instead, a
graduated scale of tax was imposed upon all classes of lands according to
their use, location and total quantity held by a family. In the absence of a
mechanism to determine the total quantity of land held by a family
throughout the country or in a thana, the assessment and collection of
land development tax seem to have suffered a setback and revenue
earnings fell short of what could be expected. Possibility of tax evasion was
not ruled out. Changes were also made in the age-old rights of the tenants

to their lands lost by diluvion and subsequently reformed in situ.

Far-reaching changes were also made in the rights of tenants by
promulgation of Land Reforms Ordinance 1984. In addition, a 60 bigha
ceiling on acquisition or holding of agricultural land, this law declared
benami transaction void. Under benami transaction, a person purchased
land not in his own name but in the name of some other person, but
herself/ himself remained the real beneficiary. The ostensible owner or the
person in whose name the purchase is made will be deemed to be the real
purchaser and no evidence to disprove this presumption will be allowed by

the courts.

The most noticeable provision in respect of security of tenure is the
prohibition of eviction of agricultural tenants from his homestead land.
Previously, a person purchasing the homestead land of a tenant in a court

auction could get possession of the same through eviction. The law now
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declares the homestead land of a tenant in the rural areas immune from
the processes of the court and the tenant is made secure in his habitation
against any kind of eviction proceedings. The most important provision of
the Land Reforms Ordinance, however, relates to the rights of bargadars
or sharecroppers. The sharecroppers who cultivate the land of another
person used to get only the half of the produce and another half was to go
to the landowner, although he did not share the cost of irrigation and

others.

The new law provides that a barga contract shall be executed between the
landowner and the bargadar and the contract would be valid for 5 years
with the right of inheritance to the able heir. The bargadar will also have a
prior right to purchase the land at the market price. The produce will be
divided into 3 shares. One-third will go to landowner, one-third to the
bargadar and the remaining one-third to the party, which provides seeds,
cost of labour and irrigation. Thus half a century old demand for Tebhaga

was conceded. But in reality there is no real impact of these reform still

now.

A Rin Salishi Ain was passed in 1989 to give relief to the poor tenants who
were compelled to sell their small holdings under distressing
circumstances such as flood, drought or cyclone. The law provides for
establishment of debt settlement boards in each thana composed of
officials and representatives of both the seller and buyer, with authority to
declare certain types of sale void and certain other types as mortgages
redeemable on expiry of 7 years. Advance purchase of crops and deposit of
blank stamp paper with signature or thumb impression thereon were

declared void. But again these things are totally absent in practice.

Others important reform initiative includes the non-agricultural khas land
settlement policy 1995 and agricultural khas land settlement policy 1997.
these two policies are providing sufficient guide lines for the settlement

and management of agricultural and non agricultural khas land.
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There are many other reform initiatives and study reports regarding land
management and its modernization. But though it was one of the most
important necessity felt all the time, before the attempt of CLO no formal

step was taken regarding integrated land management.

Few study recommendations includes some notion:

“T'o avoid the substantive basis for fictitious recording, dual ownership and
multiplicity of record of rights by different offices under two un-
coordinated ministries (of land and law) an unitary system of Certificate of
Land Ownership (CLO) shall be instituted. Under this reform the three
land related offices, namely the Tahshil office, Sub-register’s office, and
Settlement office shall be merged under one ministry” Barakat A & Roy PK
2004.

2.7 CLO: A comprehensive attempt but struggling for various reasons

A realistic agenda on land administration has to focus on both ‘big
solutions and ‘small solutions’. The CLO is an example of the ‘big solution’.
However, there is also a critical need to address ‘small solutions’, solutions
which can get started right away with much less of a challenge in policy
innovation. An effective example of the latter has been the recent change in
the Stamp Act, a small administrative innovation which has proved to have
brought about multiple areas of benefit. By one stroke, the amendment has
led to cost-savings for the government, removed some of the institutional
sources of corruption around the printing, distribution and forgery of
stamp papers and on corruption on submission of chalans, saved on
storage space by decreeing a maximum of Taka 1200 worth of stamp
papers, reduced the bureaucratic load on the sub-registry offices, and
reduced the hassle for the buyers and sellers of land. It can be concluded
in way that to ensure food for all citizens of Bangladesh and to eradicate
poverty from the society land reform is the pre-condition. The idea of
introducing CLO is based upon the fact that a plot based ROR must be

used instead of present family based system.
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2.8 Where can integrated land management yield greatest
dividends? From the literature review
Land reform is the much talked issue with little operational grounding as a

result almost no effective and meaningful outcome in this area. But one of
the key insights gained over the last decade has been the realization that
the absence of an up-to-date, systematic, integrated and universally
accepted source of information on land resource availability and land
rights lie at the root of much of the problems associated with land as well
as with the inability to implement reform programmes. The key area to
focus reform energy today is thus on reform of land administration.

The specific and important dividends expected from a reform programme

on land administration are:

e By streamlining and strengthening the information basis of land
transactions, help to develop a dependable land market

e Reduce corruption associated with the process land management
and transfer

e Reduce public suffering which arise from the archaic, disintegrated
and dysfunctional land administration process

e Cut out much of criminal and civil cases in the courts most of which
originate in land disputes fostered by tempered or outdated land
records

e Improve the efficiency of reform programmes in khas land
distribution, water rights, forest rights and land-use policy.

2.9 The state of Land Administration in Bangladesh: Outlined from

the Literature review

The present situation outlined from the literature review does not match
with the long listed half heartened reformative measures. This condition is
stated in the different chapters. So detailed description of scenario is not
needed at all. As a conclusion of this chapter it can be summarized that we
are still looking for the starting point of reorganize the land administration.
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it of Disifagratied Land Management

3.1 Introduction

Land is a vast issue. The history of land management is age old. So vast is
its legal and other policy and implementing documents. In order to focus
on the particular area of the study this chapter is included in the paper.
This chapter is an extract of literature review and content analysis in
connection with impact regarding delay in getting services from field level
land offices. Here the impact of disintegrated land management on national
growth and development, poverty reduction and food production is
identified to realize the severity of the problem and the necessity of
addressing this problem particularly at Upzilla level. Here activities of the
three service providing offices (Land, Sub-Registry & Survey) are closely
analysed both schematically and descriptively to have some comprehensive
ideas why so many complexities and long delays are there in getting speedy

service from these offices.

3.2 Land Administration set up.

Before going to the discussion of impact of disintegrated land management
a close look at the present land administration set up is necessary. Land
and revenue administration is the responsibility of the central government.
The administration runs under the leadership by a senior Minister of the
Cabinet with the assistance of a State Minister and Other civil bureaucrats
headed by the Secretary, who are primarily responsible to the Ministry of
Land. There is a Directorate of Land Record and Surveys directly under the
Ministry which is responsible for surveying, mapping and preparation of

record-of-rights and there maintenance. There is one Board of Land
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Administration and office of the Land Reforms Commissioners to deal with
formulation and implementation of land reform measures.. The country is
divided into six divisions headed by Divisional Commissioners who act as
appellate authority against decisions taken at the District level on matters
of land administration. He is also the appointing authority for lower ladder

staff engaged in land revenue administration.

The six Divisions are divided into several districts, totaling 64, all headed
by a Collector who is also the District Magistrate and Deputy
Commissioner. In fact the Collector is responsible for entire land revenue
administration in his district. Apart from the responsibility of collection of
land revenue, the collector accords approval for settlement of government
land, changes in classification of land according to their usage, acquisition
of land for development or other requirements and performs many other
supervisory functions over the revenue set-up. He is assisted by an
Additional Deputy Commissioner in charge of revenue. The districts are
further divided into several (481) Sub-Districts called as upazilla which is
the basic administrative unit. The central government at this level is
represented by an Upazilla Nirbahi Officer (UNO) He among other tasks
supervises the revenue administration in his area. There is a full time
Assistant commissioner (Land) in charge of Land who is the key officer
legally empowerd to perform various important land related functions
under the dual supervision of UNO at Upzilla level and ADC (R) at district
level .There are several “Tahsil” offices in each upazilla, which are local
field units for doing land related functions and collecting land revenue.
Land transfer deed Registration is being performed under Ministry of Law
& Justice through offices of Sub-Registrar in each upazilla where Sub-
Registrars will register the written deed of agreement and the terms and
condition of sale and purchase between the vendor and the purchaser of

the land.
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3.3 Disintegrated Management Structure at Different level (National

& Field level):
Briefly, the present management set up is described in the previous

section. The absence of disintegration in the whole land management

system (shown if fig 1.1) is again shown in the following diagram

National Government (Cabinet)

|
i b [
Activities _ Land sale deed
|>'> Record keeping Preparation of ROR Registration
Ministry M/O land M/O Law
level
ll DLRS IR
6 Division Divisional
> Commissioner
e Collector Zonal Settlement District Register
64 Districts :—’_! > Deputy Officer
Commissioner
Assiﬁént Assi}tént Sub %gister
496 Upzillas/ Commissioner Settlement Officer
L| Circles (Land)r_]
Union L\ Tahshilder (Union No Set Up No Set Up
Parishad 1 Assistant Land Officer)

Figure : Land Management at different level:-
Absence of Integration at different level Makes delay in the Process and

creates Fictitiousness in new land Document
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3.4 Land use statistics: reflects the outcome mismanagement

Bangladesh has a population of 150 million in an area of 144000 sq. km.
giving a population density of at average 1045 persons per sq.km. rural
population consists of 80% of the total population. Again 80%of the people
depend on agriculture which accounts for 52%of the GDP. The total farm
area comprises about 62% of the total geographical area, forest area
accounts for 15%, Perennial water 11% and urban area only 01%.The
physical landscape is characterized by small arable fields. There are over
11 million farm holdings with more than 65 million fragments. The pattern
of land ownership is highly skewed. 5% for the families having land above
7.2 acres own 26% of the land and 70% of the families having land below
2.5 acres own only 29% of the land. The per capita availability of crop land
is at present only 0.24 acre. Land utilization statistics indicate that 54% of
the net cropped area is single cropped and area under double and triple
cropping account for 72% of the gross cropped area. 20% of the total
cropped area has irrigation facilities. Yield is low i.e. rice -0.703 metric ton
per acre. Annual food deficit ranges between 1.5 2.0 million metric tons.
Frequent natural calamities like cyclone, flood, drought, tidal bore etc. add

to the shortfall of crops and livestock.

So an effective land use plan and administrative procedure is needed to

overcome the situation.
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3.5 Impact on national growth, poverty reduction & food production
First of all briefly the problem of disintegrated is seen as a great national

problem because in a broader sense it has a significant negative impact on
national growth and development, rate of poverty reduction rate and

growth of food production.

e Reduce national growth and development
¢ Decrease in the rate of poverty reduction
e Decrease in the growth of food production

e G
/ b&ayed &

Increasing ] Originating more than SO%\civil and
no. of criminal cases (huge working people improper service
landless wasting their time & money) to citizens

. A Pl

Fry 2 ,

Mismanagement and
Delay in Service delivery

Create scope for
Mismanagement &

Corruption
e Poor linkage between Govt. Agencies
e Slow legal Process
* Problems in keeping and updating Record of Rights
e Insecure land Tenure
e Poor Khas land Management
e Little genuine land Reforms
e Improper land Registration
I . 'é / \\ : \\ ;
neffective Poor Human Unproductive Dysfunctional
Manage/;{lent resource Technology/\ Organization?k
Development Structure

Absence of Integrated Lan(W Effective Land use Policy

— Land Management Problem Tree

Source of Mismanagement and Corruption: Negative irrfact on Food production,
Poverty reduction and Growt

Fig -3.2: Impact of disintegrated land management on national growth,
poverty reduction & food production
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3.6 Preparation of ROR : Impact of disintegration

Now let us analyze the impact of disintegrated land management at Upzilla
| level. First what is going in the process of preparation of ROR which is the
| mandates of DLRS. Nature and reason of complexity is shown in the

; following diagram.

P-70 Sheet
Eroction of <1 If the change is more than
" </ START | 25%, the Traverse is required

Boundary \l— to prepare a P-70 Sheet for
Marks fresh survey. The traverse

points are fixed in the field.

i Blue-Print (the
\ immediate past map)

i when the changes of P}!eliminary Record- Local Explanation
; field configuration do Start writing (Khanapuri) ¢Bujharat)
f not exceed 25% of the
| total plots. l/ / /
| Y
Preparation
1 and Owner of land shows AC (Land),
; Publication of Document Tahshilder and
‘ Final Record From different legal Other govt.
‘ sources (AC (Land), agency shows
: A Sub Registry Office document in
‘ or Civil Court’s favor Govt.
; Order which creates land
i a complex situation
1
- "
Filing of Appeal and _ Disposal of Publication of _ Attestation
disposal thereof Objection Draft Record

Figure 3.3: Preparation of ROR and Mouza map Under DLRS :-
‘ Absence of Integration with Upzilla land Office Makes delay in the Record

[ reparation Process and creates Fictitiousness in new land Document
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3.6.1 Legal Basis for ROR

The regulating process of survey and settlement started, though in
fragmented manner, with Regulation VII of 1822. The system of land
record got a regular shape with introduction of Survey Act, 1875 and
Bengal Tenancy Act, 1885. The Cadastral Survey (CS) that followed the
introduction of Tenancy Act provided the basis for producing mauza maps
and records of landholdings. The Survey and Settlement Manual, 1935
and Technical Rules and Instructions of the Settlement Department, 1957
provided rules and guidelines. The promulgation of East Bengal State
Acquisition and Tenancy Act, 1950 that abolished permanent settlement
with Zaminders required accommodation of ownership changes in land
records. Accordingly, in 1956 State Acquisition (SA) survey and later in
1965 Revisional Settlement (RS) were undertaken. But they failed to bring

about desired accuracy.

3.6.2 operational framework of Survey operation

Survey operation is initiated by a survey team consisting of two Surveyors
and one Chainman. Hearing objections and appeal steps involve Sub-
Assistant Settlement Officer (SASO) and Assistant Settlement Officer (ASO)
respectively. Theoretically, time specificity is to be followed throughout the
process. In practice, it is observed leniently. Settlement Officer (SO)
holding charge of the operation is authorised (under rule 42 of Tenancy
Rule, 1955) to exercise special power at any time before the final
publication of the record directing fresh proceeding if he is convinced of
operational or procedural faults. Its frequent use often causes lingering of

the whole process.

33




|
i -
} 3.7 Maintenance and updating (Mutation) of ROR: Impact of
} disintegration

The impact of disintegrated land management in keeping and updating of
ROR in Upzilla land office is the most vital part. Because this document is
the first priority in determining the ownership of land. The updating
process depends on the activities of other two departments initiatives. In
what way it hampers providing speedy service to citizens is shown in the

following diagram.

1. MNew maps and
kfratians sent from
DLRS after
cormpietion of a
fand Settlement
Survey

2. Motification of
transfer by sul-

registras

.

Can be delayed
by 10-15 years
and be senowsiy
ot of date

b

May be delafba
by sewverad

rmeths, egiblte
andsor ot acted

Records held by
AC land at
Upazilla and
Tehsitdar at
Urnion level

fnfreritcl maye not
wncherstaria
systerm and fail
to apeply for &
trearing

inhberitor

i 3. Application by
|
|

Figure 3.4: Keeping and updating of ROR at Upzilla land Office :-

Absence of Integration with Sub Registry and Settlement Offices makes
delay in the Record Maintenance and Updating Process and creates scope
1 of fictitiousness in new land Document

| Source: Care Report
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3.7.1 Meaning of Mutation?®

Mutation is the process of revising and updating ROR on changing of land
ownership through sale, inheritance and also on subdivision and
amalgamation of landholdings. Ownership changes of land that take place
during this intervening period of consecutive regular survey operations are
needed to be reflected in the ROR. This revision is done by an AC (Land)
working under dual supervision of UNO and ADC(R) and also  under
control of DC. Mutation forms the most important part of overall
maintenance system of ROR.

3.7.2 Legal Framework. Section 143 of East Bengal State Acquisition and

Tenancy Act, 1950 (EBSA&TA) provides the legal basis of doing mutation
by AC(L) keeping in view relevant provisions of Transfer of Property Act,
1882, Tenancy Rules, 1955, Manual on Land Management, 1990 and Land

Reforms Ordinance, 1984.

3.7.3 Process Followed. Different aspects of ROR updating and getting
fresh ROR are shown in the diagram. The process starts in the case of
transfer on receipt of LT notice and in all other cases with applications
from the tenants or proposals from Tahsildars. Another source is getting
the new ROR prepared by DLRS. AC (Land) initiates a mutation proceeding
and sends the proposal to the concerned Tahsildar for inquiry who after
verifying the genuineness of ownership and possession of the applicant
sends a report. On consideration of the report and if the land on
verification is found not to be under the category of khas, abandoned and
vested property, AC (Land) passes order for mutation. Accordingly ROR
and relevant registers are updated.

3.7.4 Maintenance of Land Records.

DLRS prepare new ROR periodically. After finalization of land records in
survey operations DLRS sends 4 copies of khatians and 28 copies of mauza
maps on each set to the Office of DC who preserves them in the District
Record Room. At present a Record Room is also maintained in the AC
(Land) Office. District Record Room is also used for selling copies of

khatians and mauza maps and giving copies thereof on demand. The

? Legal process of updating ROR , which is the most important document of determining
ownership of land
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Upazila Record Room attached to AC (Land) Office is only meant for
preserving records for future official reference. The Officer-in-Charge of the
District Record Room is an AC who is assisted by a Record Keeper and a

number of copyists.

3.8 Land transfer deed registration : Impact of disintegration

The third activities at upzilla level are registration of land transfer deed.
Absence of integration makes delay in the service delivery not only the
registration process but also in the updating of ROR in Upzilla land Office.
The present system and its impact on the speedy service delivery to the
citizens are shown in the following schematic diagram.

START Buyer & Seller
agree on sale
Buyer checfg e
ownership 5
ioculme;lt st // Absence of integration\
LR0e) with upzilla land office
creates scope of

false/multiple deed

registration which

ultimately creates
factiousness in the new

\ ROR /

Buyer arranges
for deed

A y
]

]

|

: preparation
|

Delay /
¥ A

Buyer & Seller

) v i ;
_Sub-Register, having confirmation from

“the Seller about receiving sale money
collects the Immovable Property Transfer
Tax and Registers the transfer Deed

1

1

1

5 go to Sub-

: Registry Office

I

:

¥
Opening New AC (Land)
Holding in supposed to
favor of new “— updates Record
owner of Rights

-
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| for disintegration

S e e e i S Sl eyt s o i - St S o

Delay Delay
Land TYansfer Authdrized
notice sent by Deed collected
Sub-Register by Buyer (New
to AC(Land) owner)
v
Finish

Figure 3.5: Land Transfer Deed Registration in the Sub Registry
Office:- Absence of Integration with Upzilla land Office Makes delay in the
Process and creates Fictitiousness in new land Document
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3.8.1 Rationale for Deed Registration.

Registration of transfer deed on land in Bangladesh is basically meant for
recording a transfer. It shows that a particular transaction takes place but
it does not establish whether parties are legally entitled to enter into such a
transaction. In fact it takes place without any critical examination of
relevant records and does not even validate the transaction. The guiding
legal frameworks are: The Registration Act, 1908 and The Registration
Rules, 1973.

3.8.2 Institutional Arrangements.

Registration department is under the jurisdiction of MLJPA and looked
after at the centre by Inspector General of Registration. Below him, there
are District Registrars (DR) and Sub-Registrars (SR) at District and Upazila
levels respectively. Actually registration is done by a SR. All others in the
hierarchy above him are supervisors in their respective jurisdictions.
When any deed is registered in SR Office, land transfer (LT) notice is to be
sent to AC (Land) Office. DR is supposed to inspect the Office of SR once
in 2-3 months. But it is mostly a routine inspection. When buyers and
sellers of a parcel of land come to an agreement on transfer of land, a deed
is prepared on the stamp at 10% of the property value as Immovable
Property Transfer Tax (IPTT) with the help of a Deed Writer and then
presented before the SR for registering it. Both buyers and sellers have to
appear before SR who takes cognizance and puts his signature. This
registered deed is then copied in the prescribed register.

3.8.3 Analysis of Problems and Limitations of Registration.

3.8.3.1 Registration - a Mere Record of Transfer.

As per existing laws, ownership is not checked before registration of a
transfer deed. So one without being owner of a parcel of land can register
transaction. Many fake owners exploit the inadequacy of this legal
provision and cheat many transferees. Since SR is not legally obliged to
check the genuineness of ownership, he cannot be held responsible for
false transaction. This is simply because of inherent weakness of
registration system in our country As a result, incident of false registration

occurs frequently particularly in urban areas where land value is very high.
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Even one plot of land sometimes is sold to more than one parties leading to
ownership litigations. This situation is improved now after enacting a new

law in 2004 with a provision of submitting up dated ROR from AC(L) office.

3.8.3.2 Lack of Cooperation with Land Functionaries.

After registration of transfer deeds LT notices are to be sent immediately to
the AC (Land) Office. But in reality this does not happen. LT notices in
bundles are sent from SR Office in an interval of 1-2 months. Even when
false transaction is discovered AC (Land) Office merely rejects the mutation
without informing SR Office. The gap between two Offices complicates the

whole process of land transfer.

In the late 1980s, an administrative reorganization committee, commonly
known as Muyeed Committee identified the shortcomings and
recommended for bringing changes of registration system and record-
keeping under the executive authority of AC (Land). This, as per report,
would ensure a cross-check at the stage of registration on the authenticity
of deed being transacted. The recommendation along with suggestion on
simplification of a transfer deed sparked an uproar among SRs and Deed
Writers who feared of loosing their prevailing stakes in the proposed
system. The vested quarters’ interest was ensured dashingly aside the

greater public interest.

3.8.3.3 Irrelevant Context and Content of a Deed.

The deed prepared by Deed Writers contains a lot of unnecessary words,
sentences and jargons which could be avoided. A simple format with
information relating to land schedule, particulars of transferee and
transferor along with witnesses and their signatures could suffice recording
the transaction.

3.8.3.4 Lengthy Process of Registration.

A phase in the registration process is copying the deed in a specified
Volume (Register) maintained in the SR Office. But this is a time-
consuming step. It takes about 9-12 months to hand over the registered
deed after copying. There are copyist in the SR Office who performs the job

but not without making inordinate delays. This job is so reluctantly done
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that only copyist understands what he has copied. Therefore a question
arises as to the purpose the Volume will serve. It seems a better option is
to replace the copyist with a photocopier, which will save both time and
money. It is presumed that the more illegible the hand writer is the more

efficient the deed writer is.

3.8.3.5 Corruption.

The SR Office is noted for institutionalizing corruption with a fixed rate on
the value of land which is to be paid for officials. If the amount is not paid
the deed is not placed before the SR for registration. The staff of SR Office
and Deed Writers colludes in this corrupt practice. This collusion
frequently leads to lowering of IPTT by understating land value. Up-to-date
market prices of land are not collected and maintained for which
undervaluation of land becomes easier. Corruption is also a common

practice in the other land offices also.

3.8.3.6 Lack of Access to Information.

At present common people do not have any access to information
maintained by SR. If they would like to have a copy of the registered deed
they have to spend a significant amount of money and time for that
purpose. Any information on previous registration involves a time-

consuming retrieval from volumes of records.

A registered deed, in spite of being an essential part of land record, is
prepared and maintained by the SR Office, quite in isolation without active
cooperation with the AC (Land) Office. The present registration system
does not require checking ownership title of a transferor before transaction.
This results in unbridled instances of fake registration paving ways for
ownership litigations on land. The whole system based on unholy alliances
between Deed Writers and registration Officials is corrupt and adversely
affects landowner's interest. Legal modification acknowledging ownership
as registrable prerequisite, computerization and active functional linkage
between Registration and Land Office under a single executive authority

may rectify the existing problems.
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3.9 Land tenure & investment: Security needed for safe Investment

French (1995) stated that a central factor affecting investment, production
and conservation decisions at the farm household level is the farmer's level
of control over his or her land. Farmers with secure tenure are much more
likely to think of long-term production and conservation activities than
sharecroppers or migrant laborers. They are also much more likely to
invest in longer term strategies of land-use planning, including tree crops
in agro forestry systems, and also more likely to have access to credit if
necessary. The amount and types of land under stewardship of the farm
household is therefore a critical factor. In some countries, accreting areas
of intertidal land can be transferred from common property ownership (or
no ownership) into the hands of collectives and individuals through
traditional village-based legal systems. Often the land is assigned to
collectives or individuals with the provision that they make use of it within
a certain period of time; often the best demonstration that intertidal land is
being used, is to clear it and construct extensive aquaculture ponds or

brackish water rice paddy (Hanley and Hariyanto, 2000).

3.10 Conclusion

The present haphazard condition of land management is not needed to be
described in detail because almost entire population is its victim. It is not
true all the time that concern officials are not caring about the quality and
speed of the services they are delivering to the customers. But in some
cases they find it difficult to help service seeker properly due complex legal
and procedural mechanism. The major complexity arises from unnecessary
and peculiar fragmented management specially at field level offices. The
necessity of introducing integrated land management is being supported
and suggested by many documents. Longtime back and huge literature in
this arena also strongly support the crying need of integrated land
management at least for providing one stop and speedy service to the stake
holders.
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4.1 Positive outcome expected from Integrated Land Management

In the past chapter impact of disintegrated land management especially at
Upzilla level is analyzed with some probe into the present system. The
points of delays are in the schematic diagram. Now before taking the views
of the major stakeholders a conceptual framework about the expected
positive out come of integrated land is tried to build in the following pages.
Because without having such type of previous hypothesis it would be very

difficult to concentrate the study on the areas of interest strictly.
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the lollowing diagram. lhe impact ol disintegration 1s discussed 1n the
previous chapters.
The present structure of Land Management in Bangladesh
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_ (Prime Minister)

Additional
Div.
Commission

Additional
Deputy

Commissioner

R

Upzilla
Nirbahi
Officer

‘Assistant
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Figure 4.1: The present structure of Land Management in Bangladesh
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Fig 4.2: Land Record Updating in Upzila land Office (from different
sources): Present disintegrated System makes delay in service delivery to
the citizens & makes reporting and information exchanging difficult which
ultimately led to complexity and litigation
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needed 1or the citizen 1s the maintenance and updating ol KUK and almost
all of other complexity has a direct relation with this process. Here a
simplified model of speedy delivery to the citizen and at the same time
speedy reporting and quick information exchanging is developed for Upzilla
level land management

Speedy Information exchanging Reporting to Higher Authority
. Land Survey and
Land and Seplor Settlement Section
Rproperty Assistant (Asst. Settlement
egistratio Commissioner Officer,
Section <_ ¥and g S g W
(Sub Register) (Land)

A
igh / \
Upzilla Land Records

Revenue Section
(Upzilla Land Records
& Revenue Officer)

Aﬁingx

Service

o | |

Citizens/Customer

Getting Service
from Single Point

Fig 4.3: Proposed Integrated land management Setup at Upzilla Level -
Land Record Updating and Other services will be provided from one
Single Point (Revised Upzila land Office): Proposed Integrated System
will be able to deliver quick service, produce a simple easily understandable
and conclusive land document which will ultimately reduce complexity and
litigation in determining ownership of land.
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Oll1Ce€ 1S SNOWIl. Nere 18 a anotner revised organograri ol the wnolc
national land management shown to provide speedy service delivery to the
citizen and at the same time speedy reporting and quick information
exchanging among different land management setup of the government.
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Fig 4.4: A schematic Diagram of probable Integrated Land Management at
National and field level: This can minimize existing mismanagement
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1§ shown 1n the Iollowing scnematic dlagram 1n a logical manner. 1t 1S tne
just opposite of the negative impact of disintegrated land management at
different level of the government shown in following fig. 3.2

e Faster national growth and development
o Faster rate of poverty reduction

-/f aster rate in food prﬂdu\ction -
. . 5 ——_—
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Fig 4.5: Expected positive impact of integrated land management on national
growth, poverty reduction & food production
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5.1 Introduction

Major reason behind not introducing effective procedure of providing
speedy service may be that proper listening was never given to the
beneficiaries. As a result no substantial improvement happened in this
regard. Keeping this matter into consideration views of possible all category

people were gathered to analyze the problem from various corner.

5.2 Collection of data with the new conceptual framework
In the previous chapter a new conceptual framework is designed about the
excepted positive out come of integrated land management. It should be
taken into consideration what is the thinking of the working people of land
management? What is the thinking of local representatives about present
land management? Local representatives usually adjudicate in their areas
about land disputes. In what way the beneficiaries are evaluating the
present complex system and how they want to see the solution to get
speedy and proper service are also equally important. Finally the thinking
and realization of experts and academics in these connections also has
significant impact on the future pattern of integrated land management.
Taking into consideration the above matters and as per the research design
and methodological approach the following four categories of people were
interviewed with four different sets of semi structured questionnaires. They
are
* Government officials of different land related following Offices:
1. Upzilla land office
2. Sub Registry Office

3. Settlement/zonal Settlement Office
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= Local representatives who usually adjudicate about lana related
disputes
* Few experts and academics
Apart from interview few focused group discussions were arranged to have
a comprehensive view of the problem of disintegrated land management
and urgency of introducing integrated land management at different tire of

the government.

Data was collected with a view to analyze the stake holder’s responses
regarding integration of land management beginning from field level up to
national level. But concisely and deliberately analysis was confined only

integration at Upzilla level because this is the most important.

5.3 Causes behind so many civil & criminal disputes in Bangladesh

Land litigation is a curse not only to the parties of their families but also to
the nation. As per the objectives of study first of all the response of the
different persons regarding principal causes behind so many civil &
criminal disputes in Bangladesh is listed in the tabular and graphical form
in the following page. Almost 80% civil and criminal cases arise from land
litigations. A large number of working people are wasting their valuable
time and money on those long hanging cases with almost no result. The
nature of litigations is about possession, title, easement etc. Study report
of Abul Barakat and Prashanta kumar Roy in 2004 says that 76.53% civil
cases arise from land litigations. Respondents thinking also clearly support

the study of Abul Barakat and Prahanta Kumar Roy in 2004
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Representatives

Citizens 18 2 3 1 1 25
Officials land 16 3 2 1 3 25
Officials Setl. 15 4 2 2 2 25
Official Reg. 16 3 2 3 1 25
Experts & 15 4 2 2 2 25
Academics

Responses of the different respondents regarding principal causes behind so many civil &

16

- —
] &

No of Respondents
=

Local

Representatives

Chart 5.1:

ol Il -y

Citizens

Type of Respondents

criminal disputes in Bangladesh

Officials Setl.

@ Land dispute

B Social conflict

O Dowry matters
OFinancial Transaction
M Others

Responses of the different respondents regarding principal
causes behind so many civil & criminal disputes in Bangladesh

From the above table and graph it is clear that all categories of people

identified land dispute as the principle reasons behind so many civil &

criminal cases in Bangladesh.
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Chart 5.1.1: Responses of the different respondents regarding principal
causes behind so many civil & criminal disputes in Bangladesh

Much attention was given on the response of the local representatives
regarding the adjudicating factors they are facing at present. Because form
this point views the severity of problem of disintegrated land management
can be sort out easily. From the above table and graph it is clear that all
local level representatives identified land disputes as the principle reasons

behind so many civil & criminal cases in Bangladesh which

5.4 Causes behind Complexity in land management in Bangladesh

There are so many complexity in land management in Bangladesh for
which people finds it furies to get involve any land related issues. They
seldom seek any remedy from the land related offices until forced by any
unavoidable situation. Respondent’s thinking about the reason behind this

complexity is stated in the following table and chart.
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foeal |17 3 2 1 1
Representatives

citizens

Officials land 16 3 2 1 3 25
Officials Setl. 15 4 2 2 2 25
Official Reg. 16 3 2 3 1 25
Experts & 15 4 2 2 2 25
Academics

Observation of the different respondents regarding principal causes behind Complexity in

Disintegration

land management in Bangladesh

B Local Representative,
® Officials land
OOfficials Setl.

O Official Reg.

B Experts & Academics

Legal Complexity Corruption Historical Legacy Others
Reasons of complexity

Chart 5.2: Observation of the different respondents regarding principal
causes behind Complexity in land management in Bangladesh

From the above table and graph it is clear that all categories of people

identified disintegration as the principle reasons behind the complexity in

the land management in Bangladesh.
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citizens

The idea of integration is understandable to every type of respondents

because the do not want move different places for getting services related to

land matters. Respondents view whether integrated land management will

improve the speed of service delivery or not clearly support this

proposition.

Table 5.3: Responses regarding whether integrated land management will

improve the present complex situation of land management and

help providing speedy service to the citizens

25

Local Representatives 23 2

Officials land 20 5 25
Officials Setl. 18 7 25
Official Reg. 16 9 25
Experts & Academics 17 8 25
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Local Representatives Officials land Officials Setl. Official Reg. Experts & Academics
Types of Respondents

Chart 5.3: Responses regarding whether integrated land management
will improve the present complex situation of land
management and help providing speedy service to the
citizens

From the above table and graph it is clear that all categories of people
agree that integration in the field level land management can improve the
present field level land management help providing speedy service to the

stake holders.

5.6 Disintegrated land management is not sufficient for providing
speedy service to the citizens

On the contrarily respondents think that present disintegrated land
management is not sufficient enough for providing speedy service to the

stake holders.
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“Types of Respondents | Responses | Total no. of
| . . Yes No o
‘Lo.(.:.al. Repfé.s;én.'.cati';}eé % 2 7 23

Officials land 5 20 25

Officials Setl. 7 18 25

Official Reg. 9 16 25

Experts & Academics 8 17 25

Responses regarding whether present disintegrated land management structure at field level
is sufficient for providing speedy service to the citizens

100%
90%
80%
70%
60%

50%

% of Responses

40%

30%

20%

10%

0%

Local Representatives Officials land Officials Setl. Official Reg. Experts & Academics
Types of Respondents

Chart 5.4: Responses regarding whether present disintegrated land management
structure at field level is sufficient for providing speedy service to the citizens

From the above table and graph it is clear that all categories of people
identified disintegration as the principle reasons behind not providing

speedy service to the citizens.
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speedy manner.

Table 5.5: Responses regarding how fast different land offices are
providing service to the citizens

Officlals land

Officials Setl. 6 5 4 3 25
Official Reg. 10 & 3 3 2 25

Responses regarding how fast different land offices are providing service to the citizens

B Officials land
Officials Setl.
O Official Reg.

No. of Respnses

Very fast Fast Moderate Slow Very slow
Responses

Fig 5.5: Responses regarding how fast different land offices are
providing service to the citizens

From the above table and graph it is not easy to draw any simple

conclusion. But service delivery is not satisfactory. Working people react

from their own point of view.
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5.8 How fast citizens are getting services from different land offices
: from service recipients’ point of view
Service recipients think that they are not getting services at a reasonably

speedy manner.

Table 5.6: Responses regarding how fast citizens are getting services
from different land offices.

Typesof | Response on Different Causes = Tionlde of
Respondents [ Very |Fast | Moderate | Slow | Very slow | Respondents
Local Rep. 0 2 S 12 25
Experts & 0 14 25
Academics
Citizens 0 2 4 S 14 25
Responses regarding how fast citizens are getting services from different land offices.
16 T
14 —;
12 fr
10 J
B Local Rep.
81 B Experts & Academics
| OcCitizens
B +
4
21 i F R |
o] Wk
Very fast Fast Very slow
Response on Different Causes

Chart 5.6: Responses regarding how fast citizens are getting services
from different land offices.
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5.9 What could be the present provable mechanism of providing
speedy service to the citizens at Upzilla level
Respondents’ thinking regarding the present mechanism of providing

speedy service to the stake holders’ match with the idea of integration at
field level land administration. All most all of the respondents think
bringing the field level land offices under one umbrella can help a lot for
providing speedy service to the citizen.

Table 5.7: Responses regarding provable mechanism of providing speedy
service to the citizens at Upzilla level

‘Types of Respondents | K Q;B:p‘g)}nisgigﬁ.-Lﬁ)iffe;?&'r’;t_Cfiaii;s;;es- L e

" [Rearrangingthe | others | Respondents

Lobél Represeﬁtati‘ves' e i 3, L . 2.... , o

Citizens 17 2 6

Officials land 18 5 2 25
Officials Setl. 16 6 3 25
Official Reg. 13 6 6 25
Experts & Academics | 21 2 2 25

i
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il
o

Local Representatives
|| Citizens
O Officials land
O Officials Setl.
B Official Reg.
B Experts & Academics

No. REsponses

-
o

Bringing three field level offices Rearranging the procedure with in others
under one Umbrella the existing system

Prosed arrangement

Chart 5.7: Responses regarding provable mechanism of providing speedy
service to the citizens at Upzilla level

From the above table and graph it is clear that all categories of people
identified that bringing three field level offices under one Umbrella can help

providing speedy service to the Citizens.

5.10 Present provable Official arrangements of Integrated Land
arrangement at Upzilla level

Before going for long term big solution some quick and solution is
demanded by all most all type of respondents. For this integration is
needed at present. Regarding the possible and acceptable arrangement of
integration respondents choose Upzilla land office at present. This is shown
in the following table and chart.
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“Local 1 7

Representatives

Citizens 15 2 1 5 2 25
Officials land 16 3 2 1 3 25
Officials Setl. 15 4 2 e 2 25
Official Reg. 16 3 2 3 1 25
Experts & 15 4 2 2 2 25
Academics

Observation of the different respondents regarding present Official arrangements of

No .of Respones

Upzilla Land Office

Upzilla Settlement Sub New Office Present Arrangement
Office
Type of Respondents

Integrated Land arrangement at Upzilla level

B Local Representatives
B Citizens

O Officials land

O Officials Setl.

B Official Reg.

B Experts & Academics

Chart 5.8: Observation of the different respondents regarding present Official
arrangements of Integrated Land arrangement at Upzilla level

From the above table and graph it is clear that all categories of people
opines that Upzilla land Office may the present Official arrangements of
Integrated Land arrangement at Upzilla level
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6.1 Introduction

The people of this land is suffering from land related litigation and
harassment for a long period of time. The government of Bangladesh has
long recognized the seriousness of the problem and tried to remove the
impediments behind introducing effective land management. But for many
reasons and undue pressure from a small vested interest group desired
level procedure is yet to be established. Here much attention has been
given to the citizen’s response regarding introducing integrated land

management in a logical manner.

6.2 Essence of the data analysis

Data analysis and its interpretation on the basis of this analysis, essence of
previous reform attempts, relevant study reports, example of the
neighboring countries (few states of India and Pakistan) strongly favor the
necessity of introducing integrated lad management at different level of

government tire in the land management.

Persons at every level and every category have come to the same opinion
that at least field level land management should be integrated in all
respect. There is some little difference about the mode of integration. But
almost all of the respondents are in the opinion that it is a burning issue
which should be addressed immediately. Also majority of the respondents
opine that at present people of administration cadre have the expertise and
experience to handle the matter. Local representatives, experts and
academics also cite example of India and Pakistan where most of the states
have ensured integrated land management at field level and people of

administration cadre is running the system. Surprisingly respondents of
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Another important findings of the study concludes that a single, easily
understandable, transparent, acceptable and conclusive document in
determining the ownership of land is needed to provide speedy service and

finally to get rid of the citizens from so many civil and criminal cases.

6.3 Summarized Key findings of the study

The summarized key findings of the study are listed below:

* About 80% of civil and criminal cases originates from land disputes
resulting a colossal lose for the nation

* People are not getting speedy service from the land offices from field
level as well as national level.

* Introduction of Integrated land management needs some legal and
institutional reform and rearrangements.

* Bringing the Upzilla level offices under one umbrella is the primary
step of introducing integrated land management

* Integrated land management can
-reduce the complexity of land management
-reduce the number of civil and criminal cases
-provide speedy service to the citizens
-establish speedy exchange of both vertical as well as horizontal

information and reporting

» Upzilla land office is preferably the proper place at present for

initiating the journey of integrated land management
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7.1 Introduction

Land is basic and land is life in Bangladesh. People of this region lost their
title and ownership to land in 1973 when permanent settlement was
established. The poor peasant got it back in 1950 through State
Acquisition and Tenancy Act. But due to various reasons the ownership
mechanism still remains clumsy. From British and Pakistan colonial period
and also during independent Bangladesh period many reformative
initiatives have been taken to simplify the mechanism of ownership
determination, its maintenance and updating (Traditionally it is known as
Khatian maintenance and updating). But for many reasons a significant
and easily understandable single but conclusive ownership determining
document is yet to be introduced. The principle reason behind this sad
back is obviously disintegrated procedures in the land management

structure staring from root level up to national level.

The implementation of integrated land management can bring
revolutionary change in land administration by bringing Revenue,
Settlement and Registration department under one Umbrella at list at the
Upzilla level for first instance. All most respondents of all categories are in
the same opinion that with out integration of land administration at field

level proper and speedy service to the stake holders is all most impossible.

62




The recommendations with a view to speedy service to the stake

holders which can be summarized from this study are:

7.3

Enabling legislation is needed to make the base of integrated land
management

A comprehensive Institutional frame work conceiving the concept of
integrated land management

A land Information system strategy

Introducing plot based ROR instead of family based ROR

A targeted resource mobilization plan

A continuous public awareness and confidence building campaign
Improved land related revenue collection system

Integrations of field level offices for delivering service and also

exchanging information from one single point.

Functional procedure to introduce integrated land
management for providing Speedy service

To make the study fruitful and operational a functional procedure is

prescribed from the realization and opinion of he respondents as

below:

The positive step of integrated land management must be started
without any delay from first instance at Upzilla level for making the
ground work of simplification of land ownership mechanism with a

single, easily understandable and conclusive document.

Once for almost all central Survey through a crash program and
transferring the prepared ROR to the District and Upzilla level

integrated Official control.
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7.4

7.5

UIIICCS LUNIOUZIl a4 PlOopel suptlviolll iLLIlaAlllnlis:

Integrated Land Management instead of disintegrated land
Management in every sphere of government for providing speedy

service to the stakeholders

Impediments behind Integrated Land Management:

Present land laws and Management structure are not sufficient and
suitable enough to introduce an integrated land management

Lack of political will and bureaucratic commitment

Lack of knowledge regarding technology replacement and
maintenance procedures

Unexpected and illogical internal and external pressure from
different vested interest group

Lack of peoples’ conscience
Shortage of skilled personnel

Lack of continuing human resource development

Conclusion:

“Land is the father of wealth and labor is her mother”-William Petty (1623-

1687) the founder father of Classical Political Economy. This statement is

sufficient to realize, how much importance should be given to land for the

development of a country. The history of the people of this land is

associated with their struggle to have their right to land. The laborious

people of our country are trying their best to change their lot using the

little amount of land which they have in their possession. But due to

complex ownership determination mechanism through three different land

offices, a peaceful situation seldom occurs for the poor cultivators.
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10.

the space in case of open ended questions, you are welcome to use separate shect 1 Netded

1. Name
2. Present Position
3. Official Address

4. Experience in land management:

How quickly field level offices provide service to the citizens?

a. Very fast ]:] b. fast D

¢. moderate d. slow
e. Very slow % D

What is the main reason behind the complexity of land management in Bangladesh?

a. Disintegration at different level ‘___l
b. Legal complexity D

¢. Corruption I::|
d. Historical legacy l:]

e. Others

What is your opinion regarding determining the ownership of land by legal
documents from three different sources(Land, Sub-Registry & Settlement offices) ?

Do you think present land management structure at field level is sufficient for
providing speedy service to the citizens?

a. Yes I:l b. No D

If not (for Question 8) then what is the simplest solution?
a. Bringing field level offices under one umbrella l:l
b. Rearranging the procedure with in the existing system D
¢. Establishing new Office D

d. others D

If Integration attempt is taken which office do you think should be the central office?
a. Upzilla Land Office [:l b. Settlement office l:l
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11. Do you think that integrated land management at different level will improve the
complex situation of land management in Bangladesh?
a. Yes b. No

- [ ]

Please explain your position,-------==========-=--- -

12. What is the principal cause behind so many civil & criminal disputes in Bangladesh?
(Pease provide % in the Box)

a. land dispute
b. family dispute I

¢. Financial transaction l____—l
d. Dowry and other woman harassment D

e. Others :l

13. Do you think Government should pay proper and timely attention to land
management?

a. Yes lj b. No, enough has been done I—_—J

Please explain in brief about our position e memmmmm e mmammm e -

14. How can we improve the existing land management system to address the citizen’s need of
getting speedy service?




15. What kind of problem do you have to face in handling land documents?

17.  Please give your further opinion about introduction of integrated land management
with a view of delivering speedy service to the citizen.
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the space. In case of open ended questions, you are welcome to use separate sheet if needed
(wmammewwmmmﬁﬁﬁﬂ | ST ~ITA OTAl FIT WO e |
eTTe T SIERE “[b1 T IS A 1)

1. Name
S, (Am)

2. Occupation
.( ¢

‘ 3. Permanent Address

o, (Ff i)

4. Age
I 8. (7))

6. Educational Qualification
(. Firstsrs TaeTet)

7 Why has you come to this office?
(2) weife @3 ST (@I S0 ATICRN)

a. (%) To Collect land related document (@t @~ wiEEoa @e WD
b. (2) To collect information (¥ A~ S (G FTC :|

¢. (*)Others (SFITT) [j

8. Where will you use this document?
() el @B wieEelE (U AEER FACEA?

a.(%) Will be produce in the Court (SIS e 41 204) l:l

b. (%) For selling/purchasing of land (&f¥ wa/faera TEEE 9 209) EI
¢. () For updating document only (gfetft ZEaieme F=r &) l:]
d. (%) Others (S¥711+7) |:|

5. How quickly people are getting service from field level land related offices?

». (ﬂﬁﬁﬁmqﬁmﬁﬁ%mm@wﬁmmmwmwﬁmmﬁﬂm)

a. (%) Very fast (3f® &) [:l b. (4) fast (F9) l:l
c. () moderate(I<I¥) D d. (%) slow(dH) D
e. (8) Very slow(f® @)

10. Which offices do you need to go to collect document and to get services in land
matters?




11. What is the principal cause behind so many Civil and criminal dispute in Bangladesh?

(Pease provide % in the Box)
(3>) TR O @ (RS CREWIE TE TR & 2 (TR el T AT FE)

a. (%) land dispute. (@t 7@ fawan)
b. (4) family dispute (=ffa= fatanq) ari

¢. () Financial transaction (ST (z1w7s) I::]

d. (7) Dowry and other woman harassment (virgs @ 7l feefres) E
e. (¢) Others (SFI1) []

12. Do you think present land management structure at field level is sufficient for
providing speedy service to the citizens?

. (Wﬁmma@mﬂwmqﬁmmmwmmwwﬁ)

a. (¥) Yes (3 |:] b. (2) No () D

13. If not then what is the simplest solution?
0, (& =t 2w wigwe wEw A )

a. (¥) Bringing field level offices under one umbrella (1 T SRSt GF2 TGN A l__—l
b. (4)Rearranging the procedure with in the existing system ( TEA A7) W (@0 AHAA) D

c. () others (S=7191) l___!
If option is C Please give your opinion (& $&3 o 22 ST TS fia) =

14. If Integration attempt is taken which office do you think should be the central Office

38, (@@ wﬁm&mmwmmmmwﬁﬂmﬁmﬁ)
a. (%) upzilla Land Office (Seterm off wfee) [::] b. (%) Settlement office (wifa= wifE) D
¢. (1) Sub Registry office (373 cferdl wifw) |:| d.(9) New office (%7 SifF) l:l

15. How can we improve the existing land management system to address the need of
citizen’s demand about getting speedy service?

se,  (APIRITE B GTAI eIt T I6A G AR Srpwee 3 {6 et e A
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17. What kind of problems do you have to face in handling land documents?

34, (¥ TeaEr= vferer st AR oA @ @R wiberers TR 20RAr)

18. Do you think that integrated land management will improve the complex situation &
help in providing speedy service to the citizens ?

St (SIoIfR R T TR TS R A AT G AR WfbeTora ST SCgreataly QR AT @R

rifema
[

7S Gt FYAS! FAA?)

8. Yos b. No
Explain in brief about our position (%% T&a54 T fog 777) -

19.  Please give your further opinion in the introduction of integrated land management with a
view point of delivering speedy service to the citizen.

>a.mﬁmmmmmmﬂﬂﬁvqﬁmmmwmwnﬁwﬁﬁwmwm
forgme)
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the space in case of open ended questions, you are welcome to use separate sheet if needed

(TR R EPFTIR NG '8 PR Ty efrery e B for et | A1 o1 o g qors
eTaTe Zre SR Bt IR FE 1)

1. Name

. (FW)

2. Occupation

. con)

3. Permanent Address

o, (g =)

4. Age
8. (I9)
5. Educational Qualification

¢. firstsre Tasiret)

6. At the time of adjudication what type disputes usually you are facing?

b, (BT AT PR e REnetems Tt 39S T)

(Pease provide % in the Box)
(FARTA <o QT T )
a. (¥) land dispute. (@ e~ fataa) E‘

b. (4) Family dispute (=ifaaifas farany) I:]

¢. () Financial transaction (S c=1erta) I:]

d. (9) Dowry and other woman harassment (Gg® ¢ 7! fdre= l:]
e. (&) Others (==71) I‘:I

7 What is the main reason behind complexity of land management in Bangladesh?
Q. (AT SN PR Giverea ¥ Frad fe)

a.(¥) Disintegration in land management (A& of¥l FaZIA) I:l
b.(4) Legal complexity (%o ofit wigw) |:|

c.() Corruption (¥ifs) Ij

d.(%) Historical Legacy (afszfss Seaidiamm) l:]

d.(e) Others (WTFU)‘::I

e

How quickly people are getting service from field level land related offices?
b. (W15 “41CTa S TG A T WG 7Y 7S e sifers e crat oz )

a. (¥) Very fast (3f® 7®) l:l b. (¥) fast (%) I:I
¢. (*1) moderate(T47T) I:' d. (9) slow(da) i:_‘
e. (8) Very slow(=f® d) I:]
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a. (F) Yes & |:| b. (%) No 1 l:|

9. If not then what is the simplest solution?
5. (T =t =7 wige 7w T [F?)

a.(%) Bringing field level offices under one umbrella (& s#raa SfEFs 32 GF2 AGaF2A W) I:J
b.(%) Rearranging the procedure with in the existing system (IS €2 sfeforae) I:l

c¢. () others (S=71) I::I
If option is C Please give your opinion(af® ¥ 5 g s e fie) = ermi

10. What is the principal cause behind so many Civil and criminal dispute in Bangladesh?
(Pease provide % in the Box)
(o)  AEATEH @ @A (FSAF ¢ (FE AW TR 2
(TAFCR =S| T T T3P
a. (¥) land dispute.(&f¥ sewr== fataiy) I:I
b. (4) Family dispute (#faaifas facany) I:l
¢. () Financial transaction (S crerea=)
d. (%) Dowry and other woman harassment ( @ it fordfree) I:]
e. (8) Others (SF7177) D

11. If Integration attempt is taken which office do you think should be the central Office
5. (mw%wwmmmmmmmmmmwm@mﬁ)

a. (%) upzilla Land Office (Softem gfy wfE) I:l b. (¥) Settlement office (wfae =fzF) D
c. (*) Sub Registry office (717 @fErg! =) D d. (9) New office (Fo7 =f@wT) I:]

12. Do you think that integrated land management will improve the complex situation &
help in providing speedy service to the citizens ?

53, (WA 6 w0 Tt e oft gt AENATR G IR Soersi S@ite Srardraiy g

QR ARSI FS Gl AW FARITS! FA9?),

a..(¥) Yes &I I:I b. (%) No =1 D

Explain in brief about our position (St aetara 7wt g 7o) ---- . -
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14. What kind of problems do you have to face in handling land documents?
38, (@WW%WW%%WWWWQ
15. Do you think that integrated land management will improve the complex situation &

help in providing speedy service to the citizens ?
e, (wﬁﬁsmwwﬁwqﬁmﬂmmmqﬁmwﬁwmwmwmmwmw
R TARITR S CTa1 &AW T FTA2)

a. Yes I__—, b. No l:

Explain in brief about our position (S a@taya et farg ) - - -
16.  Please give your further opinion in the introduction of integrated land management with a

view point of delivering speedy service to the citizen.

S, (TP S G QIR 70T TS G TG Bie] IR VR Wist=a 1 WSRS @i Toms
4T forgee)

79




the space In case O open ended questions, you are welcome to use separate sheet 1f needed
1. Name :

2. Occupation
2a.Present Position
2b.Official Address
3. Permanent Address
4. Experience in land management
What is the main reason behind complexity of land management in Bangladesh?
a. Disintegration |:|
b. Legal complexity l:l
¢. Corruption
d. Historical Legacy i:l
d. Others

Do you think present land management structure at field level is sufficient for
providing speedy service to the citizens?

a. Yes D 6. No D

Explain in brief about our position -- - SH A s

If not then what is the simplest solution?
a. Bringing field level offices under one umbrella D

b. Rearranging the procedure with in the existing system D

c. others D

If option is C Please give your opinion------------- - - -

What is the principal cause behind so many Civil and criminal dispute in
Bangladesh? (Pease provide % in the Box)

a. land dispute ':]

b. family dispute

¢. Financial transaction I—_—_|

d. Dowry and other woman harassment I:l

e. Others I:I
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a. upzila Land Office 0. Settiement oyjice

c. Sub Registry office Ij d. New office I_l:—IJ

10. Do you think integrated land management at different level will improve the complex
situation of land management in Bangladesh?

a. Yes I:’ b. No \:l

Explain in brief about our position - ¢ 5

11. Do you think Government should pay proper and timely attention to land
management?

a. Yes I:I b. No, enough has been done I:l

Explain in brief about our position

12. How can we improve the existing "and management system to address the need of
citizen’s demand about getting speedy service?
13. What is the reason of disintegrated land administration in Bangladesh?
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14. What kind of problems are you facing in handling land documents?

15. What is your opinion about the rule bureaucracy regarding integrated land
management?

16. Do you think that government has taken sufficient reform measures in the line of
integrated land management?

a. Yes :' b. No :J

Please explain your position. . . -

1. Please give your further opinion in the introduction of integrated land management

with a view of delivering speedy service to the citizen.
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